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Introduction

Type of Report — Mass Appraisal Report

This document is a report of the Snohomish Courgge&sor's Mass Appraisal for the geographic anechan
this report (“Region 3”) as required under Stand@@l Uniform Standards of Professional AppraisalcBRce
(USPAP).

This document is not intended to be a self-conthoh@cumentation of the mass appraisal but to sumenére
methods and data used, and to guide the readéng¢odocuments or files which were relied uponadqm the
mass appraisal, which may include the following:

Individual Property Records — Contained in Assesdtmoperty System Database/ProVal®

Real Estate Sales File — Part of Assessor's PyoBgstem Database/ProVal®

Reviewed Sale Files (such as returned questiormaire

Land Sales and Model Calibration Spreadsheetsdimdypublished ‘Benchmark’ tables
Residential Cost Tables — Contained in Assessaojsety System Database/ProVal®

Residential Depreciation Tables — Contained inAbgessor's Property System Database/ProVal®
Residential Time Trend Study Spreadsheet(s)

Revised Code of Washington (RCW) — Title? 84

Washington Administrative Code (WAC) — WAC 458

Uniform Standards of Professional Appraisal PracfiéSPAP) published by the Appraisal Standards
Board of the Appraisal Foundatibn

Snohomish County Revaluation plan approved by tlasthgton State Department of Revenue March
5, 2016 and amended March 15, 2017.

County Assessor's Mandal Published by the Department of Revenue (DORyeRer 2011
Mass Appraisal Report data extracts and sales files

Comparison to County Assessor Statistics Reports

This mass appraisal report is a 'post-revaluagégont card' on the performance of the valuationet{gil used. It
is not a fully self-contained appraisal but rathesummary of the performance of the model for theggaphic

! ProVval® is property appraisal and valuation sofavased by the Assessor’s office to record andsacpeoperty records, and is a
registered trademark of Thomson Reuters.

2 http://apps.leg.wa.gov/RCW/default.aspx?Cite=84

3 http://apps.leg.wa.gov/wac/default.aspx?cite=458

4 http://www.uspap.org/#/56/

5 http://dor.wa.gov/docs/pubs/prop_tax/assessornefimadoc

6 http://dor.wa.gov/content/AboutUs/StatisticsAndBep/stats_proptaxstats_Assessor.aspx
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area(s) identified in the report. The summary stia8 apply to the population of sales used as@endnd are not
appropriate to apply to any specific property.

For example, this report may show that on averpgserty values increased or decreased x%. Tinisotebe
construed to mean that all property values incibasedecreased x%. While property values in a g#nel
geographic area may on average change by x%, thdil/properties may increase or decrease at greEsser
amounts due to changes in property characteristidscalized market factors that do not affect bieader
geographic area that this report covers.

Analyst Comments for This Report

Analyst Comments Regarding Value Model Calibration
All Benchmarks in Region 3 used Housetype Model72&dd Depreciation Model 17.

Analyst Comments Regarding Sales Used in Analysis
Region 3 is the fastest growing area in SnohomminG/ with approximately 31% of the county's tctales.
The number of sales increased 11.3% over the ypeir.

Only 2016 sales were used for analysis in Region 3.

Analyst Comments Regarding Valuation of Land

Land values increased an average of 24%; buildmgsased approximately 6% for an overall averageease
in value of 14%. The largest percentage increasarred in the condo rates, where the land ineckas
average of 31.45% resulting in an overall increzs&l.31%. That was followed closely by Septis laith an
average land increase of 28.17 % and an overalhgeancrease of 20.22%.

Changes to Influence Adjustments:
u9/U9 Plat Progress Adjustment

Increased from $10,000 per lot to $15,000 perdoffreliminary Plat Approval

Increased from $20,000 per lot to $30,000 perdotfearing Examiners Approval and
lot infrastructure in place.

Analyst Comments Regarding the Physical Inpection ¢tle
A quality review of improvements was performedha iutumn of 2017 for all parcels in Benchmarkso820
(Eastmont area of South Everett) for 2018 tax.

All septic systems “year built” dates were updateded on information supplied by the SnohomishtHeal
District.
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Properties Appraised

Member Parcels Residential Appraisal Management
Region 3

Legend
Red: Residential Management Regions 1, 2 and 4 andn@omial (not part of this report)
Green: Member Parcels - Residential Management Region 3

Blue: Benchmark Boundaries

The map above shows the economic residential aggbnaianagement area known as Residential Regiding.
residential division of the Snohomish County Aseesffice is responsible for the annual revatuabf all of
the parcels denoted igreen'.

Residential Management Region 3 is a large geograpia that is primarily bordered on the NorthStgte
Route 2; on the East by a line running from theezsboundary line of the City of Snohomish, saatkterly
along the west boundary of Monroe to the CountyelLom the South by the Snohomish/King County Lare]
along the West by Interstate 5 (except Agricultaraas).

Region 3 is the base area for valuation of propertyand is the main expansion area in, Snoho@mimty.
This Region includes the cities of Bothell, Briktij]l Creek and Snohomish.
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Pre-2017 Revaluation Market Analysis

Preliminary to the initiation of the 2017 revalwatj ratio studies were conducted to measure tiagiorship of
current assessed values (January 1, 2016 Asses3iieP®16 sale prices and to determine if propaatyes were
changing over time.

Please note that the three studies that followdelonly single-family residences (Use codes 116, 141 and
142), as this is the predominant property typéeresidential appraisal management region; arldose types,
only those sales that met the criteria listed tisa “Appraisal Performance — Mass Appraisal ReperSales”
These sales represent the market and overall resitimarket trend for Region 3.

The following chart summarizes both ratio and thange in ratio over time for single-family residesin Region
3. If no revaluation occurred, on average, sirighaily residences would be assessed at 73.5% dasated by
the December 2016 ratio).

Region 3 Average Ratio of 2016 Assessed Values to 2016 Sale Prices
for SFR-Type Homes (Use Codes 111, 116, 141 & 142)

1.10
1.05 +
1.00
0.95

0.90 0.862 0.856 0.846

0.832

0.85
0.808 0.796

0.80 0.764

0.735

Note: A declining ratio over time indicates rising saf@ices.

The market remained fairly flat in the last quartér2016 (see the following charts on pages 6 andsd
adjustments to the existing trend are not warranted

7 See Introduction and Summary section (SectionfAh@ overall report.
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Post-Revaluation Ratio Study

The following chart summarizes the post-revaluatiatio and the change in ratio over time for siriglaily
residences in Region 3. From the chart we canhsdeat a result of the revaluation, on averageglesifamily
residences are assessed at 95.3% (December 204 Ra

Region 3 Average Ratio of 2017 Assessed Values to 2016 Sale Prices
for SFR-Type Homes (Use Codes 111, 116, 141 & 142)

1.10

1.05

1.00

0.973 0972 (o968 0.972 0969
0.953

Note: A declining ratio over time indicates rising saf@ices.
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Adjusting For Market Changes over Time

The purpose of time-adjusting sale prices is toenaacurately represent market changes over tirhes. tdchnique
allows sales occurring earlier in the year (or pyiears) to be used in the analysis to determiadahl market
value as of the assessment date.

For example, if a home sold on January 1, 20165160,000 and an identical home sold January 1, 2617
$112,000, this would indicate the market has irsedal2% over that one year time period. The Tirdpsgted
Sale Price (TASP) of the first house would be $22@,($100,000 plus 12%). Both houses would besasskeat
$112,000, and the Time-Adjusted Sale Ratio for batlld be 1.00. Without the TASP* adjustments, réiéos
would be 1.12 for the earlier sale and 1.00 forl#iber sale.

The following chart summarizes 2017 assessed vatug616 sale prices adjusted for market chang@916.
This change is often referred to as 'time trend'.

Region 3 Average Ratio of 2017 Assessed Values to 2016 TASP* of
SFR-Type Homes (Use Codes 111, 116, 141 & 142)

1.10

* TASP —Timeadjusted Sale Price(s)
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Appraisal Level and Uniformity

Non Time-Adjusted Sales Ratio Study

Study Period: January 1, 2016 through December 32016

Number of Sales: 4,184

Pre-Revaluation Ratio

1/1/2016 Certified Value Compared to 2016 Sale Pes

Post-Revaluation Ratio

1/1/2017 Worksheet Values Compared to 2016 Salesidars

The data used in this analysis were obtained fr@ratchived database.

This ratio study only includes sales where the eriypexisted both in the prior assessment yeairatite current
assessment year, was 100% complete at the tirhe afalysis, sold for more than $1,000, and theneesluation
ratio was not an 'outlier' (< 0.25% or > 1.75%).

The pre- revaluation ratio is calculated by diviglthe 2016 certified value by the 2016 sale price.

The post- revaluation ratio is calculated by dinglthe 2017 pre-certification appraised (worksheai)e by the
2016 sale price (report data is extracted justrpdwalue certification).

The sale prices used in this ratio study have eenbadjusted for changes in market conditions @gbatirred
throughout the year. This ratio study includes ARtloperty Class Codes, less excluded sales, aesl \with no
improvement or land valte.

A direct comparison of the pre-appraisal ratio Hvelpost-appraisal ratio is inappropriate as theesused are
from different points in time and the ratios, wharie an average over the entire year of salesytdeftect changes
in market conditions over time.

8 See “Additional Sales Excluded” in Section A ofstheport.
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Time-Adjusted Sales Ratio Study (Single-family Redences)

Study Period: January 1, 2016 through December 32016
Number of Sales: 4,093

Pre-Revaluation Ratio
1/1/2016 Certified Value Compared to 2016 Sales Rgs

Post-Revaluation Ratio
1/1/2017 Worksheet Values Compared to 2016 Salesid&rs

The data used in this analysis were obtained frenatchived database. The archived database sathecproperty
characteristics at the time of sale.

This ratio study only includes sales where the priypexisted both in the prior assessment yeairatige current
assessment year, was 100% complete at the tirhe ahalysis, sold for more than $1,000, and theneesluation
ratio was not an 'outlier' (< 0.25% or > 1.75%).

The pre- revaluation ratio is calculated by diviglthe 2016 certified value by the 2016 time-adjdist@le price.

The post- revaluation ratio is calculated by dinglthe 2017 pre-certification appraised (workshegi)e by the
2016 time-adjusted sale price (report data is et¢dhjust prior to value certification).

This ratio study includes ONLY Single-family Resmes (Property Class Codes 111, 116, 141 and thénost
frequently occurring property types.

The sale prices used in the above ratio study haga adjusted for time.
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Value Change Summary

The Summary of Value Change table below reflecsatigregate change in value for ALL parcels thested in
the study area at the time the study was condudfetle Change and Percent (%) Change includegile for
new parcels that were created and assessed ffirstitéme in the current assessment year thahdtcexist in the

prior assessment year.

Property Class groups on the following table ineltige following property types:

Agriculture:  Farms General, Open Space Ag, Operé&@eneral

Industrial: Manufacturing Facilities
Commercial:  Retail, Schools and Churches
Residential: Single-family Residences, Condominiamd Manufactured Homes
Multifamily:  All Multiple Family Parcels Includinduplexes and Triplexes
Forest: Designated Forest Land and Open Spaceefimb
Other: All Remaining Categories Including Vacaand
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Region Profiles

Region Profile by Property Class (Use Cod&)

This list is ordered by parcel count per use code:
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Region Profile by Land Type
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Region Profile by House Style (Stories)

This table includes detached and attached singhdyfaesidences, condominiums, townhomes, duplexes,
triplexes, and manufactured homes.
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Region Profile by House Quality (Grade)
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Region Profile by Year Built Range

This table includes detached and attached singhdyfaesidences, condominiums, townhomes, duplexes,
triplexes, and manufactured homes.
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Region Profile by Total Living Area Range

This table includes detached and attached singhdyfaesidences, condominiums, townhomes, duplexes,
triplexes, and manufactured homes.
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Sale Verifications

The number of sales of single-family residencese(tfsdes 111, 116, 141 & 142) reviewed, and thesictim
types performed are summarized below:

%
$ /
* &+'%0# ™ 8 "™
96!"% # " "%
¥ &+'%0# M " '%0# ™
+) .*

Valuation Model Performance Statistics by Benchmark

Valuation Model Performance Statistics

Adjusted For Changes in Market Conditions over Time

Use codes included in this analysis:

Use Code 111 — Single-family Residence, Detached

Use Code 116 — Single-family Residence, Attached

Use Code 141 — Single-family Residence, Detacl@shfominium

Use Code 142 — Single-family Residence, Attachedrnidominium (Row House Style)
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Residential Appraisal Management - Region 3

Ratio Averages over Time

'Ratio’ is revaluation assessed value divided lytme-trended sale price.

“TASP Ratio” is the revaluation assessed valued@idiby time-trended sale price. The table belomwpares the
two on a month-by-month basis.

Region 3 Ratio Averages Over Time
1.10
1.049
1.05 1.032
1.011
1.001
1.00 0.988 o oo,
0973 0972 (ogeg 0.972 (o969
0.953
0.95 = o= —
. s : - > . 0949 _ ~ 0953
- g 933 0936 0938 g3y 0943 094 0.941
0.929 0.927 0.924 :
0.90
0.85
© © o o o © © © © © © ©
S N S & & N N & N N & o8
ST S L P R
W@ @ W @Y & ¢
—4—Ratio Average TASP Ratio Average

Note: A decreasing non-time-adjusted ratio indicateséasing sales prices.
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Valuation Model Performance Statistics by Benchmark

Valuation Model Performance Statistics for All Sals of All Use Codes
(Except Manufactured Homes in Parks)

$)™ - %" ( % I"& % 3>8#0 ' # &2" % '4 =%5

+) ,+

Ratio Distribution of All Sales Except Those In Manufactured
Home Parks (Use Code 119)

Mean = .98801
800.0] Std. Dev. = .076934
N=4184

600.07]

Frequency

400.0

200.07

00 T T T T
250 750 1.250 1.750

Calculated Ratio
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Valuation Model Performance Statistics for Sales ofJse Codes 111, 116, 141, & 142
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Ratio Distribution of SFR Type Properties (Use Codes 111, 116,
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Valuation Model Performance Statistics for Use Codé&11 Sales

1
250 750 1.250
Calculated Ratio

24

$)" - %" % "& 3-") * $% & '# %5
=
D* ! 1%
* * %
Ratio Distribution of Detached SFRs (Use Code 111)
Mean = 98856
Std. Dev. = .077091
N=3515
600.07
)
c
$ 4000+
o
2
|1
200.0
0.0 T T
1.750




Snohomish County Assessor's Office %

Residential Appraisal Management - Region 3 _
Data and Analysis

Valuation Model Performance Statistics for Use Codé&16 Sales
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Valuation Model Performance Statistics for Use Codé&41 Sales
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Valuation Model Performance Statistics for Use Codé42 Sales
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Valuation Model Performance Statistics for Use Codé19 Sales

The dispersion in sales prices for Manufactured elomocated in manufactured home parks is consiljerab
greater than that for other residential propenety Due to this difference, the statistics fonafactured homes
located in parks are reported separately fromeéhgen as a whole.

$)™ - %" N "& 3" # &2"% "4 =%5

i - - -, - * o
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Valuation Model Performance Statistics Sales of UsB8odes 121, 122 & 123
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Valuation Model Performance Statistics for Use Code117 & 118 Sales
(Manufactured Homes Not In Parks)
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Summary of Value Change

The Summary of Value Change table below reflecsatigregate change in value for ALL parcels thested in
the study area at the time the study was condudtfetie Change and Percent (%) Change includegdioe for
new parcels that were created and assessed flrstitéme in the current assessment year thahdicexist in the

prior assessment year.

Number of Parcels Appraised: 69,534

Land Improve ments

Total

2017 Assessment Year$15,658,778,400  $15,461,574,800

$31,120,353,200

2016 Assessment Year$12,618,263,400  $14,446,353,100

$27,064,616,500

Value Change $3,040,515,000 $1,015,221,700

$4,055,736,700

Percent Change 24.1% 7.0%

Data Sources

15.0%

All data in this report was summarized from pretifieation Residential Characteristics extracts/and\bstract

Reports dated 6/17/2017.

Glossary of Terms

A glossary of terms used in property appraisal@ssessment is published by the IAAO, and can hedfatithis link:

http://www.iaao.org/media/Glossary Ed2 Web/indarlht
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